
Hyndburn Borough Council – Planning Committee Report 

 

Application Ref:     11/20/0450 

  

Application Address:   LAND TO REAR OF LOWER HILL HOUSE FARM  

     HIGHER GATE  

     HUNCOAT BB5 6LH 

           

Date Registered:    15 December 2020 

 

Date for Decision:    26 February 2021 (extended) 

 

Date Report Written:   09 February 2021 

 

Description of Development: Full: Erection of 2 storey 4 bedroom detached dwelling 

 

Councillor Dave Parkin requested that this application be determined by the Council’s 

Planning Committee.   

 

HUMAN RIGHTS  

 

The relevant provisions of the Human Rights Act 1998 and the European Convention on 

Human Rights have been taken into account in the preparation of this report, particularly the 

implications arising from the following rights:-  

 

Article 8  

The right to respect for private and family life, home and correspondence.  

 

Article 1 of Protocol 1  

The right of peaceful enjoyment of possessions and protection of property. 

 

Site and Proposal 

 

The site forms part of the centre of Huncoat, one of the longest settled parts of Hyndburn 

Borough, being mentioned in the Domesday Book of 1086 when it was described as having 

ploughland for eleven and a half men's plough teams. It is a hilltop settlement with three 

historical farms clustered close together around a medieval track (originally part of Lower 

Gate Road) at its heart.  The farms were, Hill House Farm (Listed grade II, the attached barn 

was demolished for the widening of Higher Gate between the 1930s and 1960s), Middle Hill 

House Farm (Demolished 2003 and redeveloped in a similar character), and, Lower Hill 

House Farm (its barn has been converted to residential). 

 

To the north was an area of what appears to have been in-bye land running gently downhill 

and originally enclosed by an oval track, now part of Lynwood Road, Lower Gate Road and 

a public footpath on the south-western side.  The presumed in-bye appears to have been 

divided into two halves, the western half relating to Middle Hill House Farm (which was 



developed as Highergate Close in the 1990s) and the eastern half to Lower Hill House Farm 

and developed as six houses on Lynwood Road and two off the historic crescent-shaped 

part of Lower Gate Road. Although now largely developed, a large part of the drystone wall 

separating the two halves has survived on the eastern side of Highergate Close. To the 

north and west of the former in-bye land are medieval strip fields which continue running 

downhill. It is recorded that they were enclosed with hedges in 1534. Many of the hedges 

and strips survive. 

 

Site 

 

The development site is the last part of the ancient in-by land to remain undeveloped.  It lies 

to the immediate north of Lower Hill House Farm nearly at the top of the hill where the three 

historical farms were sited and is small remnant of the historical land of the farm.  A number 

of small outbuildings associated with the last use as a pig farm were demolished and their 

building material appears to have been deposited on the site.  Any archaeological potential 

appears low and the site is not attractive in its present condition. 

 

The site has an open location with views of the countryside to the north where not obstructed 

by nearby buildings or planting, notably a tall Leylandii hedge on the northern.  On the 

western side, the site is served by Highergate Close and on the east at a lower level by 

Lower Gate Road.   

 

Proposal 

 

The application proposes to divide the site roughly in half with the northern part being 

proposed for development of a four bedroom detached house, and, the south as curtilage for 

the former farmhouse, now a dwelling.  

 

The northern part is proposed to be developed in keeping with the historical qualities of this 

part of old Huncoat and is the principal part of the application.  The design of the house is 

based on an historic photograph of the demolished Middle Hill House Farm. The proposed 

materials are natural stone for the walls and roof to match that of the nearby adjacent 

historic buildings, stone setts/cobble for the driveways, and, stone flag paths and patio. The 

perimeter walls will be drystone construction.  The intention is for the house to look 

traditional and comfortable in the village landscape, complementing earlier work such as the 

nearby Piper’s Row. 

 

The house has been sited towards the Lower Gate Road side of the plot so that the front 

façade which faces north-east will as a focal point on the curving street.  This means that the 

rear garden, on the Highergate Close side of the plot, will face south west, i.e. a warm sunny 

garden orientation.  

 

The front approach will involve steps climbing up from Lower Gate Road to the house from 

an existing garage and parking bay.  Two flights of four steps with landings will lead to a pair 

of front lawns (one with a feature tree) and the front entrance porch of the house.  The 

retaining and perimeter walls are proposed to be of traditional drystone construction. 



 

There is additional parking for two more cars off Highergate Close. The rear garden will also 

be enclosed by a drystone wall with a hawthorn hedge behind, mimicking the adjacent 

property boundary where the historical drystone wall which originally separated the in-bye 

lands of the two farms survives along much of the Close. The rear elevation of the house 

faces Highergate Close.  It is the only part which is white rendered instead of being 

constructed of stone.  This is in recognition of the white rendered gables of the houses of the 

Close and will be visible above the roughly 2 metre high hawthorn hedge.  

 

Consultations  

 

Six neighbours were consulted by letter and two site notices were placed on Highergate 

Close and Lower Gate Road. 

 

Ten letters of objection were received. The points covered, often by several of the objectors, 

are summarized as follows.  

 The proposed 2 storey house is not in keeping with the bungalows on Highergate 

Close 

 Parking, traffic and highway safety concerns 

 Proposed stone materials are out of place for Highergate Close 

 Loss of privacy, shading of garden and overlooking 

 Too large a building 

 Quietness of street affected by a family house 

 Positive development which will make the area more attractive 

 

Hyndburn Ecology Officer – Recommends four conditions relating to landscaping, bird and 

bat boxes, tree and hedgerow protection.  

 

United Utilities – Two conditions recommended relating to surface and foul water 

 

Hyndburn Environmental Health: Recommends three conditions relating to site preparation 

and construction, and, mechanical ventilation. 

 

Lancashire County Council Highways: No objection subject to parking standard of three 

spaces being met. Recommends a condition concerning the drive. 

 

Relevant Planning History  

 

11/20/0348  Erection of Detached Garage and Workshop With New Driveway And 

Vehicular Access Off Higher Gate Close. A/C 03/12/2020 Full Site 

 

11/18/0366.  Householder:  Creation of Vehicular Access Including Moving of Front 

Boundary Wall Installation of Two Steel Paint Coated Gates To Match 

Existing and Installation of Lawn Grid Strips. A/C 06.11.2018 (Location Plan- 

Part Site) 

 



07/0359.  Erection of 2no Bungalows With Garages And Off Road Parking. A/C 

09.08.2007 (Location Plan- Part Site) 

 

03/0302.  Erection of 2no Bungalows. Refused 16.07.2003, Appeal Dismissed  

 

18.12.2003  (Location Plan- Part Site) 

 

79/0204  Erection of Front Porch and Bay A/C 11/05/1979 

 

78/0681   Change of Use and Conversion of Existing Barn to Form Dwelling House A/C 

20/12/1979 

 

Relevant Policies  

 

National Planning Policy Framework  

Development Management DPD: DM10, DM17, DM18, DM20, DM26, DM29, DM31, DM32.   

Hyndburn Core Strategy: Policies Env6, Env7  

Householder Design Guide SPD 

 

Observations  

 

Planning applications should be determined in accordance with the policies of the 

development plan unless material considerations indicate otherwise.  The proposed scheme 

has been amended slightly following the submission of comments. 

 

The design and materials of the proposed house meet the requirements of Policy DM26: 

Design Quality and Materials.  They came out of a pre-application submission and 

subsequent discussions with the Council.  The design responds to its historic location and is 

similar in character to the sensitive development at Piper’s Row nearby. In this way, the 

historic character of the centre of Huncoat will be strengthened. 

 

Several neighbour comments have expressed the view that the design and materials are out 

of keeping with the bungalows on Highergate Close to the west of the site. The proposed 

house, however, is sited facing Lower Gate Road on the east where it matches the character 

of the stone buildings there. The rear of the house will be set back from Highergate Close  

behind a drystone wall and hawthorn hedge. Neighbours were also concerned that the 

house was too large and would loom over neighbours. This should not be the case. A cross 

section supplied with the application shows that the ridge of the house is about the same as 

Lower Hill Barn and considerably lower than Lower Hill House. This is therefore considered 

acceptable. 

 

The proposal meets Policy DM29: Environmental Amenity including the minimum distances 

between habitable rooms of neighbouring houses. Following the concerns expressed in the 

consultation, the applicant marked these on the submitted plans.  

 



The scheme likewise meets Policy DM32 Sustainable Transport, Traffic and Highway Safety 

and the car parking standards. There is no objection from the Highway Authority. 

 

The comments of the Ecology Officer concerning landscaping have been incorporated into 

the design. Bat and bird boxes and protection of birds nests should be conditioned as 

proposed. There are no mature trees on the site which need protection. 

 

Two of the three conditions proposed by the Environmental Health Officer should be applied. 

The proposed condition concerning mechanical air extraction is a matter for Building Control 

rather than planning.   

 

Conclusion  

 

The scheme has been designed taking on board the advice of the Council pre-application.  It 

is considered to meet policy in terms of design, materials, heritage, amenity and 

highways/parking and no significant harm would arise as a result.  It is a sensitive design for 

an historical site.  The proposal is therefore recommended for approval.   

 

1.  The development hereby approved shall be commenced before the expiration of 

three years from the date of this permission.  

 

Reason: To ensure that the Local Planning Authority retains the right to review 

unimplemented permissions and to comply with Section 91 (as amended) of the 

Town & Country Planning Act 1990.  

 

2.  The development shall be carried out in accordance with the following documents:  

 

(a)  The planning application forms and location plan 

 

(b)  Submitted drawing TO BE COMPLETED 

 

Reason: for the avoidance of doubt and to enable Hyndburn Borough Council to 

adequately control the development and to minimise its impact on the amenities of 

the local area and to conform with Policies Env6 & Env7 of the Hyndburn Core 

Strategy.  

 

3.  The parking areas must be constructed of a bound porous material and created 

before first occupation up until the life time of the dwellings existing in their proposed 

state. 

 

 Reason: To ensure that satisfactory parking is provided before the dwelling hereby 

permitted becomes operative in furtherance of Policy DM32 of the Development 

Management DPD. 

 



4.  Surface water - No development shall commence until a surface water drainage 

scheme has been submitted to and approved in writing by the Local Planning 

Authority. The drainage scheme must include: 

 

(i) An investigation of the hierarchy of drainage options in the National Planning 

Practice Guidance (or any subsequent amendment thereof). This investigation 

shall include evidence of an assessment of ground conditions and the 

potential for infiltration of surface water;  

(ii) A restricted rate of discharge of surface water agreed with the local planning 

authority (if it is agreed that infiltration is discounted by the investigations); 

and  

 (iii) A timetable for its implementation.  

 

 The approved scheme shall also be in accordance with the Non-Statutory Technical 

Standards for Sustainable Drainage Systems (March 2015) or any subsequent 

replacement national standards. The development hereby permitted shall be carried 

out only in accordance with the approved drainage scheme. 

 

 Reason: To promote sustainable development, secure proper drainage and to 

 manage the risk of flooding and pollution in furtherance of Policy DM20 of the 

 Development Management DPD. 

 

5 Foul water - Foul and surface water shall be drained on separate systems.  

 Reason: To secure proper drainage and to manage the risk of flooding and pollution 

 in furtherance of Policy DM20 of the  Development Management DPD. 

 

6.  Site preparation and construction phase times of operation: Construction  deliveries 

to and from the site, and construction works, are restricted to between 0800 and 

1800hrs Monday to Friday, 0900 to 1300hrs on Saturdays, and will not take place on 

Sundays and Bank Holidays, unless otherwise prior agreed in writing with the local 

planning authority. All works will be undertaken in accordance with BS5228:2009. 

 

 Reason: In the interest of residential amenity in accordance with the provisions of 

Core Strategy Policy Env7 and Development Management  Development Plan 

Document Policy DM29. 

 

7.  Site preparation and construction phase control of noise/dust/fumes/vibration: 

Measures shall be in place to prevent nuisance being caused to residents from noise, 

dust, fumes and or vibration arising from the building works prior to the 

commencement of development works, and shall be retained for the duration of the 

development. There shall be no burning off on site of construction waste.  

 

Reason: In the interest of residential amenity in accordance with the provisions of 

Core Strategy Policy Env7 and Development Management Development Plan 

Document Policy DM29. 

 



8.  The landscaping scheme shown on the Proposed Site Plan, including the  Hawthorn 

hedge and Sycamore tree, shall be implemented during the first planting season 

following the first occupation of the development.  Any tree, shrub or sown area 

which dies or is felled, uprooted, wilfully damaged or destroyed in the first five year 

period commencing with the date of planting shall be replaced by the applicants or 

their successors in title. The Sycamore  tree and hawthorn hedge shall be 

retained for the duration of the development or as otherwise agreed with the Local 

Planning Authority. 

 

 Reason: In the interests of visual amenity and good design in furtherance of Policies 

DM26 and DM17 of the Development Management DPD.   

 

9.  Prior to the erection of the dwelling house hereby approved, details for the installation 

of 1 building integrated terraced Sparrow nest box, and 1 building integrated Bat box 

shall be submitted and approved in writing by the Local Planning Authority.  The 

submitted details shall include the box type, manufacturer’s name, and plans marking 

the location of installation.  The building integrated bat/bird boxes must be installed 

during the construction phase of the dwelling house.  The work described shall be 

carried out strictly in accordance with the approved details and shall be retained in 

this manner for the duration of the development. 

  

 Reason: In the interests of net biodiversity gain and the furtherance of Policy 

 DM18 of the Development Management DPD. 

 

10.  No removal of hedgerows, trees, shrubs or undergrowth shall take place between 1 

March and 31 August inclusive, unless a competent ecologist has  undertaken a 

careful, detailed check of vegetation for active bird nests immediately before the 

vegetation is cleared, and provided written confirmation that no birds will be harmed 

and/or appropriate measures are put in place to protect nesting birds on the site.  Any 

such written confirmation must be submitted to the Local Planning Authority for 

approval prior to work commencing. 

 

 Reason: In the interests of net biodiversity gain and the furtherance of Policy 

 DM18 of the Development Management DPD. 

 

11. Notwithstanding the approved plans and drawings, the walls of the house  shall be 

constructed from buff coloured local sandstone flagstone to match that of nearby Hill 

House, with the exception of the rear elevation which shall  be render painted off 

white. Sills, jambs and lintels shall be of matching local  sandstone. All garden 

walls shown on the approved drawings shall be constructed as drystone walls using 

local sandstone flag prior to the first occupation of the house and maintained 

thereafter for the duration of the development. 

 

 Reason: In the interests of visual amenity and good design in furtherance of 

 Policies DM26, DM22 and DM17 of the Development Management DPD.  

 



 

Informatives  

 

13a, 14, 15, 16, 17, 18.  

 


